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| SSLE AREAS
Nei ghbor hood Exi sti ng Conmer ci al A eas
Gormer ci al The naj ority of conmercia devel gpnent inQuster 3isinastrip

conmercial fornat - inother vords, arel atively shal lowstripof | ad
about 100" deep extending a ong naj or street frontages. Existing
zoning rei nforces this patternof conmercial devel opnent and nay not
dlomheflexiblityinsitesi zeandconfigurati onneededtobe
successful inattractinglarger scal e nel ghbor hood conmer ci al

re rvest nens.

Theresul ts of the nei ghborhood conmer ci al bui | di ng condi ti on survey
indicatethat nany stripcommercial areasinQuster 3are showng

si gns of advanced decline or naj or deteriorati on. Notabl e excepti ons,
werebu ld ngconditionsind catethat econonncviabilityisstrong,

i nd ok

» Kercheval fromEast Gand Boul evard to Van D/ke;

o Jefferson(southside) fromeast Gand Boul evardto Ater;

o Jefferson(northside) fromeast Gand Boul evardto Burns;
 Mck fromAter to Mross; and

 VWdrrenfromA ter to Bucki nghamand fromVodhal | t o Mr oss.

(It isinportant torenenber thet thenapillustratingtheresuts o the
nei ghbor hood conmer ci al bui | di ng condi ti on survey incl udes al | non-
residentia frontages, not just retail/comercid frontages.)

Nt dl of thecomercid stripsinQuster 3wl regantheir vitdityin
thenext 5- 10years. Asaresult, choi ces onconmercial rei nvest nent
prioritiesnust benadeinorder toestabl i shafranevork for
coordnatingpudic, privateandnon-profitsefforts. Neverthe ess, the
det eri orat ed appearance of vacant and poor|y nai ntai ned bui | di ngs
aoghighvisiblitystreet frontages creates an overwe ning y
negativeinageof thevitdityof theGQGuster aditspaentia asa
reinvestnent |ocation. Therefore, directions nost beestad i shedfor the
re-use of those strip conmerci al areas whi ch are show ng si gns of
noder at e t o severe decl i ne and wiichw | not becone target areas for
retal ra nvestnert.

AQUSTER 3
Detroit Gonmunity Rei nvestnent Srategy 3-39




fsset Rdfile

A anned Nei ghbor hood Commer ci al Devel opnent s
The naj or commer ci al devel opnent s pl anned and underway i n Q ust er
3ind uke

* Rverbend A azaPhase || expansion (82 2mllion);
o Jdferson\erinayQinic, ad
o Mck/Ater Suare ($6nmllion).

Inaddition, Quster 3stakeho ders notethat there have been a nuner
of snal | er conmercial invest nents whi chinnany cases are as
neani ngful toresidents astheinvestnentsinthe“naj or devel opnent “

category.

Focus Goupand 1G Hghlights

Sakehd dersidentifiedtheQGuster’ slargepopu aionandthe
concentrationof hi gher i ncone househol ds i n sone areas as asset s for
comercia reinvestnent. Hstaricarchitectureinsone parts of the
Quster, andtheriverfront, were a soconsi deredto be assets. My or
barriersidentifiedby stakehd dersincl uded poor city services; |innted
publ i c transportationandthe deteri orat ed appear ance of conmer ci al
front ages on nany naj or streets.

The G ust er nei ghbor hood conmer ci a uses that are nost frequently
pet roni zed by st akehal ders are banks, personal servi ce estadl i shnents
and busi ness servi ce uses. Hwever, stakehd dersindicatedthat they
shopped f or busi ness servi ces evennore oftenoutsidethe Gty of
Detroit. Qher retail goods and servi ces purchased nost frequent!y
outsidethe Gty incl uded cl ot hi ng and househal ds goods, entertai nnent
and groceri es.

Wit hthe exception of banki ng and personal servi ces, stakehd ders
overwhel nnng found that the qual i ty of goods and servi ces of f ered
wthinthe Quster verenot uptotheir standards. Asaresult, nuch of
the Quster’ s buyi ng pover i sbeingusedoutsidethe Guster andthe
Gtyof Detroit. The goods and servi ces st akehdl dersidentifi ed as nost
essatid tothequality o lifeincl udedgrocery stares, hardvare stores
andrestaurants and entertai nnent.
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The | ocat i ons whi ch st akehdl dersi denti fi ed as havi ngthe great est
paetid for retal re nvestnent incl udedt

* nner/Vdrrenintersecti onand al ong the east si de of Gonner
north of Mack - nedi umicl uster scal e conmerci al ;

Jefferson at Gnner - snal | / nei ghbor hood scal e conmer ci al ;
Jeffersonat Ghal ners - snal | / nei ghbor hood scal e conmer ci al ;
Mck at Ater - snal |/ nei ghborhood scal e conmerci al ;
Vdrrenat Quter Orive - snal | / nei ghbor hood scal e conmer ci al ;
and

* Mck at Van Dyke - snal | / nei ghbor hood scal e conmer ci al .

S akehol ders recogni zed that addi ti onal conmerci a rei nvest nent

| ocationstothewest of the Gnner corridor shou dbeidentified They
al so di scussed whet her t he sout hwest corner of the Vérrer/ Gonner
intersectionmgnt haveevengreater patentia asnon-retail job-rel ated
rei nvest nent area.

Asthese prelimnary i deas ontarget areas for nel ghbor hood
conmerci a reinvestnent arerefined, it wll beinportant toconsi der
their relationshiptotheareas/ censustracts wthhi gher purchasi ng
pover; toareas of recent housi nginvestnents and i dentifi ed housi ng
reinvestnent target areas andther rel ati onshiptoexi sting areas of
commer ci al strength.

Housi ng Exi sti ng Hbusi ng Gondi ti ons
Mbst stakehd dersbelievethat theconditionaof housinginQuster 3is
fair topoor (rather thangood or excel | ent) and nest agreet hat
condi ti ons have gattenwarst sincethey havelivedinthe G uster.

Theresul ts of the housi ng conditi onsurvey identify areas were
concentrati ons of severe housi ng deteriorati on and advanced st ages of
declineexist wthinQuster 3. Becausethe survey vas structuredto
i ncl ude vacant |atsasanind cator of overa | bl ock group housi ng
codtion, theresutscorespondclosdytoexistingpatterns of vacant

| and. These concentrati ons of vacant | and represent asi gni fi cant
patentia for newhousi ng devel opnent, especidlyif asufficient criticad
nass of newhousi ng can be creat ed t o est abl i sh a sense of

nei ghborhood and astrong rel ati onshipto areas of stabl e housi ng (or
other stabl e anchors) canbe establi shed. S akeho ders recognizedthi s
vacant | and as anasset i nattracti ng newhousi ng rei nvest nent.
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The nost deteriorated housingareasinGuster 3arel ocat ed:

i nmedi at el y west of the Gnner industria corridor —f romQnner
toAter between|-94 and Jef f erson —w th a f ewexcepti ons north
of Gnfield, ad

totheeast of the Gnner industria corridor from3. Jeanto Buans.
Inthisarea, honever, deteriorationisnat assevere, nor isthe
petternof deteriorationasunfomastothe east.

Rubl i ¢ Housi ng
ThreepudichousingsitesarelocatedinGuster 3

Par ksi de Hones, | ocat ed on t he nort heast quadrant of the Vdrren/
Q@mer i ntersection;

onner Vdveney, | ocat ed on t he east si de of Gonner bet ween
rren and Mack; and

Sheridan H ace, | ocat ed on Jef f er son Avenue east of East Gand
Boul evard.

As not ed bel ow naj or rei nvest nents i n bot h Parksi de Hones and
Sheri dan A ace are pl anned or under way.

My or Devel opnent s

My or housi ng devel opnents in G uster 3 provi de anchors or assets on
vwhi ch addi ti onal successful housingrei nvestnents canbe bui lt. My or
housi ng devel opnent s pl anned and/ or underway i nthe G uster

i nd ok

Hanned $3. 2 il I'i on i nvest nent by t he Messi ah Husi ng

Devel opnent Gorporationin sl andvi ewM | | age bet ween Jef f er son
and Ker cheval fromEast Gand Boul evard to Sheri dan;

A anned housi ng devel opnent and rehab by t he | sl andvi ewM | | age
Devel opnent Gorporation; (Phases | and I toincl ude 50 new
hones) ;

Detroit Housi ng Gomissi on renovati on of Sheri dan A ace;

East M |1 age/ Jef f er son Avenue nei ghbor hood r edevel opnent
includ ng30infill housingunits;

Vést M | | age newhousi ng const ructi on and housi ng r ehab;

20 newhones inJos. Berry Park Estates, | ocat ed sout h of Jef ferson
and vest of Gadi |l ac;
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* Gainark devel opnent of 350 si ngl e fam |y hones | ocat ed sout h of
Jeffersonandvest of . Jean;

e dlunitsat Qairpointe Hnes | ocated east of Gonner and sout h of
Jdfersay

o A$I5Smllioninvestnent inMctoriaPark | ocated southof Jefferson
and west of Chal ners;

* GeyhavenEstate’ s Shorepoi nte M | | age i ncl udi ng 52 hones ont he
riverfront vest of Gdl ners;

e Infill andrehab of 50 hones i ntwo phases i nthe area sout h of
Averhi |l between Lakewood and A ter;

e MHI Hbusi ng I nc. East si de Ener gency Gent er housi ng for honel ess
vonen and chi | dren, | ocat ed west of Chal ners and sout h of
Ker chevdl ;

o Detroit Housi ng Gmmassi on repl acenent of Parksi de Hones
| ocat ed north of Vdrren and east of Gnner; and

* Mrni ngsi de Gnmons newconstructi on and rehab i n the area
north of Mck and east of Ater Roadtoi ncl ude 40 hones i n
Fese|.

TheGty o Cetroit isasoinvestigatingstrateg esfor encorag ng
housi ng redevel opnent i n t he 1300- acr e ar ea bounded by Vérren,
Jefferson, Gnner and Ater, were Gty ownershi p of parcel sin nost
census tract bl ock groups ranges from40-55%

Focus Goupand |G Hghlights

Inadditiontoconcentrati ons of vacant | and, G uster 3 stakehd ders

ci ted hi gh housi ng denand and recent i nfrastructure i nprovenent s as
naj or assetstohousingre nvestnent. Sakehd dersidentifiedcityland
banki ng and | ack of enf orcenent of city ordi nances as t he great est
barri ers t o newhousi ng devel opnent .

S akehol ders expressed a preference for keeping at | east 50%0f the
Quster’s housi ng stock as for sal e owner occupi ed. (About 48%nas
owner occupi ed in 1990.) S akehol ders supported a price nix for new
housi ng t hat enphasi zed housi ng af f or dabl e t o | owand noder at e
inconefamlies. Thepreferredoverall pricemx for the G uster was:

» 50%or nore af fordabl e to | owand noder at e i ncone househol ds
($60, 000- 89,000 sal e price);

o About 25%priced for upper i ncone househaol ds (over $150, 000) i f
nar ket support i s adequat e; and

e The bal ance priced for nddl e i ncone househol ds (($90, 000 -
150, 000) .
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Job Ganters

Sakehd dersidetifiedpotentia housingre nvestnent | ocati ons faor new
| arge scal e housi ng redevel opnent andfor rehabandinfill.

New Large scal e Hbusi ng Devel opnent

» Between Vdrren and Mack fromA gonqui n east to Lakepoi nte

o Between Jefferson and Mick fromA gonquinto A ter

e Southof Jeffersonandnorth of Freud fromS. Jeanto Mrquette
(the Gai nark area)

o IslandviewM || age area

Rehaband | nfil |

» Between Vérren and Jef f erson fromQonner to A gonqui n

*  Between Jeffersonand Mck fromA gonquinto Ater

* Between Mack and Vérren fromLakepoi nt e t o Devonshire
(Mbr ni ngsi de Gonmons ar ea)

o Southof Jeffersonfromlakewood east tothe Gty lints

 Eost Mllagearea

o IslandviewM || age/ Vst M || age area

* Fellowship Non-Profit Housi ng area bet ween Ver ren and Mack,
Cadi | | ac and Van Dyke

S akehol ders a so suggest ed that nul ti famly housi ng coul d be an
appropri ate use onthose portions of conmercia stripswichwll not
betarget areas for housi ngrel nvest nent .

BdstingJdoSaistics

IN1994, it was estinatedthat therewere about 28,870 obs in G uster
3 whi ch represent ed about 9%wof thetota jobs (313,082 intheGty.
Thenajority of Guster 3 sjos (57 wereinthe services sector, wile
20%wvere i n nanuf acturi ng and 11%wereinretai|l trade. ol esal e
trade and publ i c admni strati on each accounted for about 4%of the
Quster’sjobs. Hnance, insranceandred estate transpartation,
conmuni cationand utilities; andagricu tureeachrepresented| ess than
1%

My or Devel opnent s
Sonificant job-rel ated devel opnent proj ects pl anned or undervay in
Custer 3ind ude

o (rysler Qrporationassenly pl ant expansionlocatedinthe

Gnner corridor northof Jefferson
CLUSTER 3

Detroit Gommuni ty Rei nvest nent Srategy 3-50



fsset Rdfile

e Crysler Grporationeng neplant i nthe @Gnner corridor nort h of
Mack;

» Budd Gonpany renovation and exterior i nprovenents inthe
Gnner corridor;

o [etroit HealthGnnectionfacility onJeffersonvest of Gd ners;
and

e §. Jontbspitd birthingcenter andfl oor addi ti ons, west parki ng
deck expansi onand Linvi | | e Sreet redevel opnent at Mross and
Mack.

Focus Goupand |G Hghlights
Sakehd dersidetifiedthefdlowngasthetypes of jabs Guster 3
needs nor e of :

Srvice

Rtal

Enterta nnent/t ouri sm
Vol esd e distribution

A WN P

Saked dersfet that theQuster’ sgeatest assetsre aedtojdo-oriented
rei nvest nent were thewaterfront and anount of vacant | and avai |l abl e
for devel opnent. Theyidentifiedthegreatest barriersas poor pubic
transportati onandthe poor conditionof naj or streets. Sakeho ders
suggest ed i nproved schodl s, norereliadl etransportati onand | and
assentl ytonake sites avai | abl e as the best incentivesfor attracting
jab-rel aed re nvestnerts.

Ratentia sites/areasfor nonretail/comercial joo-re ated
rei nvest nent i ncl ude:

e theareabetween|-94 and East Gand Boul evardinthe
northvesterncorner of the G uster;

o theM. Hliat/Bdleweindstrid coridor, especid |y northof
Laf ayette, ad

» the sout hwest quadrant of Vérren/ Gonner i ntersection.

Sakehd dersidentifiedjobtrainingfor adul ts andyouth as anaj or
priorityinQuster 3. Intiativestoincreaseresi dent avareness and use
of exi sting prograns and resour ces (for exanpl e, Vilyne Gounty
Gonmuni ty @l 1 ege, Gl ightly Voc Tech Genter, and prograns | i ke
(peration Get Down) were suggested, as wel | as the i dea of

devel opi ng part ner shi ps bet ween educati onal i nstituti ons, enpl oyers
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andjobtrainingorgani zations. Sakehd dersinQuster 3al sobel i eved
that fosteringentrepreneurshi pand snal | busi nesses devel opnent
shouldbe akey strategy for i ncreasingj ob-rel atedi nvest nent and
expandi ng enpl oynent opportunities —wth particul ar enphasi s on

A ri can- Aneri can owned and oper at ed busi nesses.

Transportation Mj or Sreets
I-Aand1-75g ve Guster 3goodregi onal accessibility, aparticu ar
asset for job-relatedreinvestnent. My or north-southstreetsincl ude
M. Hliott, East Gand Boul evard, Van D/ke, Gonner, Chal ners, Ater,
CGadi eux and Mbross. My or east-west streetsincl ude Jef ferson, Mick
andVdrren. Gatiot crossesthenorthvesterncorner of the Guster.

Transportation | nvest nents
The fol l owng naj or transportationinprovenent projects are pl anned
inCuwster 3

e Resurfaci ng of Gonner bet ween Vérren and Mack
* Bidgereplacenents on Ater Road near theriverfront

Inaddition, ng or i nprovenents are bel ngpl annedfor 1-94, includ ng
the i nprovenent of service drives andinterchange nodi ficati ons.
These i nprovenents coul dhel ptoreducetruck trafficinresidentia
areasinthelonger term

Anunber of road repavingprojects area soplannedinGuster 3,

Access t o Aut onobi | es

According tothe 1990 Gensus, about 39%of G uster 3 househol ds do
not have regul ar access toacar (as conparedto 33%for the Gty
overdl). Gventhesestatistics, it canbeassunedthat asignficat
nuntoer of peopleinQuster 3rely onpudlictransit —eventhoughthe
st akehol ders who parti ci pat ed i nthe focus group vere nat frequent
pdictrasit users.

Trast

Buses operateonthefdlowngnorth-southstreetsinGuster 31 M.
Hliott, East Gand Boul evard, Van D/ke, Gadil l ac, S. Jean, Gnner,
Ghal ners, Gadi eux and Mross.  East-west bus rout es oper at e on
Verren, Forest (east of Gadillac), Mck, Gharl evoi x and \ernor (east
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of . Jean and bet ween Gnner and A ter Road), Kercheval (east of
Gadi |l ac) and Lafayette (east of VanD/ke). Abus | oop al so serves the
area south of Jefferson Arenue and east of Gnner. Transfer stops
linkingto SMMRT |l ines are | ocat ed on Vdrren at East G and Boul evar d
adGatiat.

Focus Goupand 1G Hghlights

A though about as nany st akehol ders ranked the conditionof their
nei ghbor hood street s “good’ as ranked t hem"bad’, al nost al |
stakehd dersrankedthe conditionof roadsinthe Quster overa | as
bed Trucktrafficcausingcoflictsonresidetia strestswvas d so
consideredtobeaninportant issue. Decisionswl| be needed
concer ni ng t he types of roadway i npr ovenent s whi ch shoul d be gi ven
priorityinthe Guster —fronrepavi ng, tothe reconstructi onof

sel ect ed r oadways and expr essway i nt er changes t o support hi gh

va unes of trucktraffic, tostreetscgpeandtrafficca ning

i nprovenents. Sakehd dersa socitedthecost adava lability of auto
i nsurance as ani nportant i ssue.

QG uster 3stakehd ders consideredthefd |l owngtobeinportant
transportaion-re aed i nvest nants.

* Pioitizestreet repavi ng based on need; coord naterepavingwth
ot her rei nvest nents.

* Retimestreg lidgts.

 Hfocetraficregd aiams.

e Inmmoepdictramsit.

Envi r onnent Parks and Recreat i on
Guster 3stakehd dersgenera |y felt that exi sting parks vere poorly
nai ntai ned. They particul arly suggestedthat the Minz A ayfiel d (at
Mick and Gonner) beinprovedas alighted Gass Abal Ifieldfor
| eague use. Hovever, they d sofelt that theavailaddlity of vacant | ad
tocreate add ti onal greenspacesvasthe Guster’ s nost significant
envi ronnental asset. Rei nvest nent reconmendati ons wll needto be
tail oredtotake advant age of the opportunity to create newparks and
open spaces, Wil eensuringthat they wll be appropriatel y used and
nai ntai ned. Anather questionof particular inportanceinQuster 3is
thepdicy approachtothefuture use of existing Gty-omedriverfront
parks. Sakehol ders al sosuggested atree pl anti ng programt o repl ace
trees danaged by the Jul y 1997 storm
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Ewi ronnental | ssues
Anunbber of contamnated sites have beenidentifiedinQuster 3.

(EROA Superfund Stes

* SranagiaRopertyonVerreneast of M. HIiott

e AsiteonS. Jeannorth of Shoenaker

e Asitebetween . Jean and Gnner north of Jefferson

» Twsites southof Jeffersonbetween S. Jean and Gonner

Act 07sites

 Palner Sreet a RR(6513 Pal ner)

o [DdyteSrvicesonM. Hliat northof Jefferson

« The Od Mck Sanping H ant on Mick east of S. Jean

S akehol dersidentifiedthe conbi ned sever overfl owi nto Fox G eek as
anenvironnental problem Quster 3stakend dersfet that the
cunul ati ve i npact of overgromn vacant lots, illegal dunpi ng, and
abandoned cars a sohad asi gnifi cant inpact onthe Guster’squal ity
of life. Ahighinci dence of | ead poi soningwas alsonotedinthe area
bounded by Vérren, Mack, Gonner and Chal ners.

Yout h Devel opnent  Focus Goup and | G H ghli ghts
Quster 3 stakehadl ders seemtohaverel ativel y good i nf ornat i on about
avai | adl e yout h devel opnent prograns for recreation, lifeandjobskills
trai ning and nent ori ng/ drop-out prevention. The nost frequently
nent i oned agenci es/ or gani zati ons i ncl uded Joy of Jesus, Job G ps,
Inner Gty Sub Genter, Qperation Get Down, Veyne Gounty
QGmmuni ty ol | ege, Vérren Gonner Devel opnent Goal i ti on and
@l igntlyVoc TechGnter. Athoughstakehd dersratedthe
ef fectiveness of these prograns fairly high, therevas astrong
indcationthat stakehd dersfelt that existingprograns d dnot neet
thei r needs andt hat expanded servi ces wer e necessary.

For nany st akehol ders, the key probl emi n yout h devel opnent
progranming was a l ack of fundingavailability —for better schodl s,
nore and better jobtrai ning prograns target edt o young peopl e and
better recreati onprogras adfacilities.

Educationandjobtraining—fromgenera lifeskillstotechn ca
prograns —vas atoppriority for Quster 3 stakehol ders. Mre and
better partnershi ps between educati onal instituti onsand/ or job
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trainingorgani zati ons and naj or enpl oyersinthe Guster (andthe
Detroit area) were suggestedtoensurethat al Guster resi dents —but
especi al | y young peopl e —have access to trai ni ng progr ans.

S akehol ders al so seened to agree that whil e G uster 3 has nany
recreationsites, thosefacilitieswere nat as accessi bl e as they shou d be
toyiddful benefitsadthet thequ ity dof facilitiesadrecreatiod
staf f needed i nprovenent .
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